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Permit #:  PRE15-01371 
Project Name: ANK Short Plat 
Project Address: 13040 NE 95th Street 
Date: July 23, 2015 
 
PUBLIC WORKS CONDITIONS 
 
Public Works Staff Contacts 
Building and Land Surface Modification (Grading) Permit Process: 
Dan Carmody, Development Engineer 
Phone: 425-587-3842 Fax: 425-587-3807 
E-mail:   dcarmody@kirklandwa.gov 
 
General Conditions: 
  

1. All public improvements associated with this project including street and utility 
improvements, must meet the City of Kirkland Public Works Pre-Approved Plans and 
Policies Manual.  A Public Works Pre-Approved Plans and Policies manual can be 
purchased from the Public Works Department, or it may be retrieved from the Public 
Works Department's page at the City of Kirkland's web site at www.kirklandwa.gov. 

 
2. This project will be subject to Public Works Permit and Connection Fees.  It is the 

applicant’s responsibility to contact the Public Works Department by phone or in 
person to determine the fees.  The fees can also be review the City of Kirkland web 
site at www.kirklandwa.gov   The applicant should anticipate the following fees: 
o Water, Sewer, and Surface Water Connection Fees (paid with the issuance of a 

Building Permit) 
o Side Sewer Inspection Fee (paid with the issuance of a Building Permit) 
o Septic Tank Abandonment Inspection Fee 
o Water Meter Fee (paid with the issuance of a Building Permit) 
o Right-of-way Fee 
o Review and Inspection Fee (for utilities and street improvements). 
o Building Permits associated with this proposed project will be subject to the 

traffic, park, and school impact fees per Chapter 27 of the Kirkland Municipal 
Code.  The impact fees shall be paid prior to issuance of the Building Permit(s). 
Any existing buildings within this project which are demolished will receive a 
Traffic Impact Fee credit, Park Impact Fee Credit and School Impact Fee 
Credit.  This credit will be applied to the first Building Permits that are applied for 
within the project. The credit amount for each demolished building will be equal 
to the most currently adopted Fee schedule.   

 

mailto:dcarmody@kirklandwa.gov
http://www.kirklandwa.gov/
http://www.kirklandwa.gov/
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3. All street and utility improvements shall be permitted by obtaining a Land 

Surface Modification (LSM) Permit.  
 
4. Submittal of Building Permits within a subdivision prior to recording: 

 

 Submittal of a Building Permit with an existing parcel number prior to subdivision 
recording:  A Building Permit can be submitted prior to recording of the 
subdivision for each existing parcel number in the subject project, however in 
order for the Building Permit to be deemed a complete application, all of the 
utility and street improvements for the new home must be submitted with 
application.  However, the Building Permit will not be eligible for issuance until 
after the Land Surface Modification Permit is submitted, reviewed, and approved 
to ensure the comprehensive storm water design required by the subdivision 
approval is reviewed and approved, and then shown correctly on the Building 
Permit plans to match the Land Surface Modification Permit.   
 

 Submittal of Building Permits within an Integrated Development Plan (IDP):  If 
this subdivision is using the IDP process, the Building Permits for the new homes 
can only be applied for after the Land Surface Modification Permit has been 
submitted, reviewed, and approved. 
 

 Submittal of a Building Permit within a standard subdivision (non IDP):  If this 
subdivision is not using the IDP process, the Building Permits for the new houses 
can be applied for after the subdivision is recorded and the Land Surface 
Modification permit has been submitted, reviewed, and approved. 
 

 Review of Expedited or Green Building Permits:  A new single family home 
Building Permit within a subdivision can only be review on an expedited or green 
building fast track if submitted electronically through MBP and the Land Surface 
Modification permit has been submitted, reviewed, and approved. 
 

 Review of detached multi-family building permits: Detached multi-family 
building permits can only be applied for after the Land Surface Modification 
permit submitted, reviewed, and approved. 

 
5. Subdivision Performance and Maintenance Securities: 

 The subdivision can be recorded in advance of installing all the required street 
and utility improvements by posting a performance security equal to 130% of the 
value of work.  This security amount will be determined by using the City of 
Kirkland’s Improvement Evaluation Packet.  Contact the Development Engineer 
assigned to this project to assist with this process. 
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 If the Developer will be installing the improvements prior to recording 

of the subdivision, there is a standard right of way restoration security ranging 
from $10,000.00 to 30,000.00 (value determined based on amount of right-of-
way disruption).  This security will be held until the project has been completed.   
 

 Once the subdivision has been completed there will be a condition of the permit 
to establish a two year Maintenance security.   
 

 If a recording Performance Security has not yet been posted, then prior to 
issuance of the LSM Permit a standard right of way restoration security ranging 
from $10,000.00 to 30,000.00 (value determined based on amount of ROW 
disruption) shall be posted with Public Works Department.  This security will be 
held until the project has been completed 

 
6. This project is exempt from concurrency review. 

 
7. All civil engineering plans which are submitted in conjunction with a building, 

grading, or right-of-way permit must conform to the Public Works Policy titled 
ENGINEERING PLAN REQUIREMENTS.  This policy is contained in the Public Works 
Pre-Approved Plans and Policies manual. 

 
8. All street improvements and underground utility improvements (storm, sewer, and 

water) must be designed by a Washington State Licensed Engineer; all drawings shall 
bear the engineers stamp. 

 
9. All plans submitted in conjunction with a building, grading or right-of-way permit 

must have elevations which are based on the King County datum only (NAVD 88). 
 

10. A completeness check meeting is required prior to submittal of any Building Permit 
applications. 

 
11. The required tree plan shall include any significant tree in the public right-of-way 

along the property frontage. 
 

12. All subdivision recording documents shall include the following language: 
 

o Utility Maintenance:  Each property owner shall be responsible for maintenance 
of the sanitary sewer, storm water stub, rain garden, permeable pavement, or 
any infiltration facilities (known as Low Impact Development) from the point of 
use on their own property to the point of connection in the City sanitary sewer 
main or storm water main.  Any portion of a sanitary sewer, surface water stub, 
rain garden, permeable pavement, or any infiltration facilities, which jointly 
serves more than one property, shall be jointly maintained and repaired by the 
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property owners sharing such stub. The joint use and maintenance 
shall “run with the land” and will be binding on all property owners within this 
subdivision, including their heirs, successors and assigns. 

 
o Public Right-of-way Sidewalk and Vegetation Maintenance:  Each property owner 

shall be responsible for keeping the sidewalk abutting the subject property clean 
and litter free.  The property owner shall also be responsible for the 
maintenance of the vegetation within the abutting landscape strip.  The 
maintenance shall “run with the land” and will be binding on all property owners 
within this subdivision, including their heirs, successors and assigns. 

 
If the lots have on-site private storm water facilities, include this language on the 
subdivision recording document: 
 
o Maintenance of On-site Private Stormwater Facilities: Each Lot within the 

Subdivision has a stormwater facility (infiltration trench, dry wells, dispersion 
systems, rain garden, and permeable pavement) which is designed to aid storm 
water flow control for the development.  The stormwater facility within the 
property shall be owned, operated and maintained by the Owner.  The City of 
Kirkland shall have the right to ingress and egress the Property for inspection of 
and to reasonable monitoring of the performance, operational flows, or defects 
of the stormwater/flow control facility.   
If the City of Kirkland determines related maintenance or repair work of the 
stormwater facility is required, the City of Kirkland shall give notice to the Owner 
of the specific maintenance and/or repair work required.  If the above required 
maintenance or repair is not completed within the time set by the City of 
Kirkland, the City of Kirkland may perform the required maintenance or repair, 
or contract with a private company capable of performing the stormwater 
facility maintenance or repair and the Owner will be required to reimburse the 
City for any such work performed.  
The Owner is required to obtain written approval from the City of Kirkland prior 
to replacing, altering, modifying or maintaining the storm water facility. 

 
If the project contains LID storm improvements that will be installed as a condition 
of the new home Building Permit, then include this condition on the Short Plat 
recording documents: 

 
o Installation of Low Impact Development (LID) storm drainage improvements with 

Building Permits:  All LID storm drainage features depicted on Sheet ____ of 
____ of issued permit LSM1X-0XXXX shall be installed in conjunction with the 
construction of each new home on lots X to X.  The LID improvements include, 
but are not limited to the rain gardens and the pervious driveways.  The Building 
Permit for the new signal family home on lots X to X will not receive a final 
inspection until said LID improvements are installed.   The pervious access 
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road/Tract serving lots X and X shall be constructed or secured by a 
performance bond prior to recording of the short plat 

 
 
Sanitary Sewer Conditions: 
 

1. The existing sanitary sewer main within the public right-of-way along the front of the 
property is adequate to serve all the lots within the proposed project. 

 
2. Provide a 6-inch minimum side sewer stub to each lot. 

 
3. All side sewer stubs serving the property shall be PVC type pipe per Public Works Pre-

approved Plans Sanitary Sewer Design Criteria.  Any side sewer not meeting this 
standard shall be removed and replaced. 
 

Water System Conditions: 
 

1. The existing water main in the public right-of-way along the front of the subject 
property is adequate to serve this proposed development. 

 
2. Provide a separate 1" minimum water service from the water main to the meter for 

each lot; City of Kirkland will set the water meter. The water size is determined when 
the Building Permit is submitted and is sized per the Uniform Plumbing Code.  A ¾” 
meter is the typical size for new single-family home. 
 

3. The existing water service shall be abandoned unless otherwise approved by the 
Development Engineer or Construction Inspector.  

 
Surface Water Conditions: 
 

1. Provide temporary and permanent storm water control per the 2009 King County 
Surface Water Design Manual and the Kirkland Addendum (Policy D-10).  See Policies D-
2 and D-3 in the PW Pre-Approved Plans for drainage review information, or contact city 
of Kirkland Surface Water staff at (425) 587-3800 for help in determining drainage 
review requirements.  Summarized below are the levels of drainage review based on 
site and project characteristics:  

 

 Small Project Drainage Review (Types I & II) 
Small project drainage reviews are divided into two types, Type I and Type II, 
primarily based on the amount of impervious surface area.  Typical Type I 
projects create between 500 and 1,999ft2 impervious surface area.  Type II 
projects involve between 2,000 and 9,999ft2 impervious surface areas, with a 
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total of no more than 5,000ft2 of new impervious area and not 
more than a total of 9,999ft2 impervious surface area added since 01/08/01.  
 

 Targeted Drainage Review 
A targeted project drainage review is required for projects that meet the new 
impervious area criteria for small projects, but also have additional 
characteristics that require a more in-depth level of review, such as sensitive 
drainage areas or the construction/modification of a 12” pipe or ditch. 

 

         Full Drainage Review 

 A full drainage review is required for any proposed project, new or 
redevelopment, that will: 

 Adds 5,000ft2 or more of new impervious surface area or 10,000ft2 or more of 
new plus replaced impervious surface area, 

 Propose 7,000ft2 or more of new pervious surface or, 
 Be a redevelopment project on a single or multiple parcel site in which the total 

of new plus replaced impervious surface area is 5,000ft2 or more and whose 
valuation of proposed improvements (including interior improvements but 
excluding required mitigation and frontage improvements) exceeds 50% of the 
assessed value of the existing site improvements. 

 
 
2. A preliminary drainage report (Technical Information Report) must be submitted with 

the subdivision application. This must include a downstream analysis for all projects 
(except small project Type 1) within the Holmes Point Overlay Zone. 
 

3. Evaluate the feasibility and applicability of dispersion, infiltration, and other stormwater 
low impact development facilities on-site (per section 5.2 in the 2009 King County 
Surface Water Design Manual).  If feasible, stormwater low impact development 
facilities are required.  See PW Pre-Approved Plan Policy L-1 or L-2 (depending on 
drainage review) for more information on this requirement. 

 
4. Amended soil per Ecology BMP T5.13 is recommended for all landscaped areas. 
 
5. If a storm water detention system is required, it shall be designed to Level II standards.  

Historic (forested) conditions shall be used as the pre-developed modeling condition. 
 
6. A storm detention system is not required. 

 
7. Provide a level one off-site analysis (based on the King County Surface Water Design 

Manual, core requirement #2). 
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8. Provide an erosion control report and plan with Building or Land Surface 

Modification Permit application.  The plan shall be in accordance with the 2009 King 
County Surface Water Design Manual. 

 
9. Construction drainage control shall be maintained by the developer and will be subject 

to periodic inspections.  During the period from May 1 and September 30, all denuded 
soils must be covered within 7 days; between October 1 and April 30, all denuded soils 
must be covered within 12 hours.  Additional erosion control measures may be required 
based on site and weather conditions.  Exposed soils shall be stabilized at the end of the 
workday prior to a weekend, holiday, or predicted rain event. 

 
10. Provide collection and conveyance of right-of-way storm drainage 

 
11. Provide a separate storm drainage connection for each lot.  All roof and driveway 

drainage must be tight-lined to the storm drainage system or utilize low impact 
development techniques. The tight line connections shall be installed with the individual 
new houses. 
 

12. Provide a plan and profile design for the storm sewer system if any revisions to the 
existing system is necessary. 

 
Street and Pedestrian Improvement Conditions:  
 

1. The subject property abuts NE 95th St.  This street is a Neighborhood Access type 
street.  Zoning Code sections 110.10 and 110.25 require the applicant to make half-
street improvements in rights-of-way abutting the subject property.  Section 110.30-
110.50 establishes that this street must be improved with the following:  

 
A. Widen the street to 17 ft. from centerline to face of curb. 
B. Install storm drainage, curb and gutter, a 4.5 ft. planter strip with street trees 30 ft. 

on-center, and a 5 ft. wide sidewalk. 
C. Dedicate the necessary right-of-way to encompass the new improvements; it 

appears that 10 ft. of public right-of-way will be required, but this will not be 
confirmed until a survey is completed.  Overall right-of-way must be 30 ft. from 
center line. 

 
2. A right-of-way dedication of 10 feet in width shall be required along NE 95th St. 

 
3. When three or more utility trench crossings occur within 150 lineal ft. of street length or 

where utility trenches parallel the street centerline, the street shall be overlaid with 
new asphalt or the existing asphalt shall be removed and replaced. 
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 Existing streets with 4-inches or more of existing asphalt shall receive 

a 2-inch (minimum thickness) asphalt overlay.  Grinding of the existing asphalt to 
blend in the overlay will be required along all match lines. 

 Existing streets with 3-inches or less of existing asphalt shall have the existing 
asphalt removed and replaced with an asphalt thickness equal or greater than 
the existing asphalt provided however that no asphalt shall be less than 2-inches 
thick and the subgrade shall be compacted to 95% density.  

 
4. Meet the requirements of the City of Kirkland Diveway Policy R-4. 

 
5. The driveway for each lot shall be long enough so that parked cars do not extend into 

the access easement or right-of-way (20 ft. min.) and wide enough to park two cars (20 
ft. min.). 

 
6. All street and driveway intersections shall not have any visual obstructions within the 

sight distance triangle.  See Public Works Pre-approved Policy R.13 for the sight distance 
criteria and specifications. 

 
7. It shall be the responsibility of the applicant to relocate any above-ground or below-

ground utilities which conflict with the project associated street or utility improvements. 
 

8. Underground all new and existing on-site utility lines and overhead transmission lines. 
 

9. Underground any new off-site transmission lines. 
 

10. Zoning Code Section 110.60.9 establishes the requirement that existing utility and 
transmission (power, telephone, etc.) lines on-site and in rights-of-way adjacent to the 
site must be underground.  The Public Works Director may determine if undergrounding 
transmission lines in the adjacent right-of-way is not feasible and defer the 
undergrounding by signing an agreement to participate in an undergrounding project, if 
one is ever proposed.  In this case, the Public Works Director has determined that 
undergrounding of existing overhead utility on NE 95th St. is not feasible at this time and 
the undergrounding of off-site/frontage transmission lines should be deferred with a 
Local Improvement District (LID) No Protest Agreement.  The final recorded subdivision 
mylar shall include the following note: 
 
Local Improvement District (LID) Waiver Agreement.  Chapter 110.60.7.b of the Kirkland 
Zoning Code requires all overhead utility lines along the frontage of the subject property 
to be converted to underground unless the Public Works Director determines that it is 
infeasible to do so at the time of the subdivision recording.   If it is determined to be 
infeasible, then the property owner shall consent to the formation of a Local 
Improvement District, hereafter formed by the City or other property owners.  During 
review of this subdivision it was determined that it was infeasible to convert the 
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overhead utility lines to underground along the frontage of this subdivision 
on NE 95th St. Therefore, in consideration of deferring the requirement to underground 
the overhead utility lines at the time of the subdivision recording, the property owner 
and all future property owners of lots within this subdivision hereby consent to the 
formation of a Local Improvement District hereafter formed by the City or other 
property owners 

 

11. New street lights may be required per Puget Power design and Public Works 
approval.  Contact the INTO Light Division at PSE for a lighting analysis.  If lighting is 
necessary, design must be submitted prior to issuance of a grading or building permit. 
 

12. A striping plan for the street must be submitted with the building or grading permit. 
 


